
 
 
 
 
 

TECHNICAL STAFF REPORT 
Planning Board Meeting of July 31, 2008 

 
Case No./Petitioner: SDP-07-062/Mangione Enterprises of Turf Valley, LP 
 
Project Name:  Oakmont at Turf Valley 
 
Request: For approval of a site development plan for the construction of four condominium 

buildings and associated site improvements, including the determination that the 
building design will mitigate the visual impact of the proposed building length, in 
accordance with the Second Amendment to the Turf Valley Multi-Use Subdistrict 
Final Development Plan (FDP) and Section 126 of the Howard County Code. 

 
Location: The Oakmont at Turf Valley site is located on the north side of Resort Road, 650 

feet east of Marriottsville Road in Ellicott City, Howard County, Maryland. It is 
located on Tax Map 16, Grid 10, Parcel 8, in the Third Election District. The 9.73-
acre site is located in Development Area “K” as identified on the Second 
Amendment to the Turf Valley Multi-Use Subdistrict FDP and recorded as Parcels 
R, S, T, U, V and W of the Oakmont at Turf Valley subdivision. 
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Vicinal Properties: The site is bounded on the south by newly constructed Resort Road, a Howard 

County major collector highway. Open Space Parcel X, containing significant 
environmental features, and Parcel Y are located west and north of the project site. 
Development Area “N” as identified on the FDP is located to the east. The 
Department is currently processing final plans for the Villages of Turf Valley 
subdivision located in Area “N” (F-08-060, F-08-084, F-08-085, F-08-086). Open 
Space Parcel X, Parcel Y and Development Area “N” are contiguous holdings of 
the petitioner. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
General Comments: 

A. Existing Conditions: A majority of the site contains forest and shrub 
vegetation; areas have been cleared in the western and eastern ends of the site 
for golf course greens and tees, respectively, and the site is traversed by golf 
cart paths. The site abuts the 100-year floodplain of the Little Patuxent River 
and the 25-foot buffer surrounding nontidal wetlands associated with a tributary 
of the Little Patuxent River. No protected steep slopes, wetlands, or streams 
exist within the project boundary. 

 
B. Site Improvements: The SDP proposes construction of four 7-story 

condominium apartment buildings, associated infrastructure improvements, and 
site landscaping. Each apartment building consists of a first floor parking 
garage of 42 parking spaces and 48 apartment units. The mean height of each 
apartment building is 77.83 feet and the maximum length of each building is 
258 feet. Infrastructure improvements include construction of exterior parking, 
retaining walls and stormwater management facilities, and installation of 
utilities. Based on Zoning Regulation requirements, 384 parking spaces are 
required for the residential apartment use. The developer is providing 385 
spaces; 168 will be provided in parking garages and 217 in exterior parking 
areas. 
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C. Environmentally Sensitive Areas: The SDP proposes no impact to 
environmentally sensitive features. The project has been designed to avoid 
impacts to adjacent nontidal wetlands, wetland buffers and 100-year floodplain 
associated with the Little Patuxent River and the tributary of the Little Patuxent 
River. 

 
D. Stormwater Management: The SDP proposes stormwater management 

through the use of two ponds utilizing extended detention for quantity 
management and sand filters for water quality treatment. Stormwater 
management has been provided in accordance with the 2000 MDE Stormwater 
Design Manual and Howard County Design Manual Volume I. 

 
E. Erosion and Sediment Control: The SDP proposes erosion and sediment 

control measures designed in accordance with the 1994 Standards and 
Specifications for Soil Erosion and Sediment Control. 

 
F. Landscaping: The SDP proposes landscaping of the development perimeter, 

parking lot, stormwater management and areas internal to the development in 
accordance with the Subdivision and Land Development Regulations and the 
Landscape Manual. 

 
G. Forest Conservation: The SDP includes no Forest Conservation Plan since the 

project is exempt from forest conservation requirements. The project is exempt 
since it is part of a planned unit development which had preliminary plan 
approval and 50% or more of the land was recorded and substantially 
developed before December 31, 1992. 

 
H. Coverage, Height, Setback and Parking Requirements: The SDP complies 

with coverage, height, setback and parking requirements established by the 
Howard County Zoning Regulations and the Second Amendment to the Turf 
Valley Multi-Use Subdistrict FDP. The FDP stipulates a maximum allowable 
height of 80 feet (77.83 feet is proposed) and building setbacks of 50 feet 
(front) and 20 feet (rear); setback requirements have been observed. No lot 
coverage requirement is imposed upon residential uses other than single-family 
attached projects. The development requires 384 parking spaces; 385 will be 
provided, 168 in garages and 217 in on-street parking areas. The maximum 
residential building length as stipulated by the FDP is 120 feet, however, the 
FDP and Howard County Code allow for approval of the proposed building 
length of 258 feet contingent upon Planning Board determination that building 
design will mitigate the visual impact of the increased building length. 

 
I. Maryland Department of the Environment, Voluntary Cleanup Program: 

The SDP complies with requirements for plan approval established by the 
Howard County Code for golf course redevelopment. The Maryland 
Department of the Environment, Voluntary Cleanup Program (VCP) notified 
the petitioner by letter dated July 8, 2008 that a complete VCP application had 
been filed for the Oakmont at Turf Valley development. 
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Planning Board Criteria:  
 

A. The plan is consistent with the Howard County General Plan: The Oakmont 
at Turf Valley SDP complies with criteria established by the Second 
Amendment to the Turf Valley Multi-Use Subdistrict Final Development Plan 
(FDP). The FDP includes criteria established by the Howard County Zoning 
Regulations for the Planned Golf Course Community (PGCC) Zoning District. 
Since the Zoning Regulations have been established based on the Howard 
County General Plan and the SDP complies with applicable regulations, the 
SDP is consistent with the General Plan. 

 
B. The plan results in an appropriate arrangement of land uses within the 

district: The Oakmont at Turf Valley condominium development is a use 
permitted as a matter of right in the PGCC Multi-Use Subdistrict. Additionally, 
the project is located in Development Area “K” as depicted on the Second 
Amendment to the Turf Valley Multi-Use Subdistrict FDP, an area projected 
for “all permitted residential uses”, which includes apartment units. The land 
use proposed by the SDP is consistent with the land use arrangement as defined 
by the FDP. 

 
C. The relationship between the location of proposed dwelling units, required 

open space, landscape design requirements, setback requirements and 
existing dwelling units on adjoining properties is such that the existing 
dwelling units will be buffered from the proposed development: No existing 
dwelling units are located on properties adjoining the Oakmont at Turf Valley 
site. However, the SDP includes a landscaping plan prepared in accordance 
with County Regulations and the Landscape Manual. All proposed 
improvements comply with setback requirements. The Turf Valley Fourth 
Amended Comprehensive Sketch Plan, based on the Zoning Regulations, 
established open space requirements for the PGCC District. The FDP and 
Oakmont at Turf Valley subdivision plat contain drawings including golf 
course and/or open space areas which meet or exceed requirements established 
by the Zoning Regulations and Comprehensive Sketch Plan. 

 
D. The roads serving the PGCC District will be adequate, as determined by 

the capacity and mitigation standards of the Adequate Public Facilities 
Ordinance: The Oakmont at Turf Valley Condominium development is exempt 
from the standards of the Adequate Public Facilities Ordinance. The SDP 
includes two access points to the site from the portion of existing Resort Road 
which has been constructed from the east side of Marriottsville Road. Resort 
Road has been designed and constructed and will ultimately be improved in 
accordance with a traffic study approved by the Planning Board as part of the 
Fourth Amendment to the Turf Valley Comprehensive Sketch Plan on April 27, 
2006. 
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07/17/08 

E. Necessary water and sewer facilities are available to serve the proposed 
development: Public water and sewer service for the Oakmont at Turf Valley 
development will be provided by existing Contract No. 24-4236-D. 

 
SRC Action: The Subdivision Review Committee (SRC), by letter dated July 11, 2008, notified 

the petitioner that SDP-07-062 may be approved subject to Planning Board 
approval. 

 
The file for this project is available for public review at the Department of Planning 
and Zoning’s public service counter, Monday through Friday, 8:00 a.m. to 5:00 
p.m. 

 
Recommendation: The Department of Planning and Zoning recommends approval of the site 
development plan, including the proposed building length of 258 feet. 
 
 
 
                         
Marsha S. McLaughlin, Director       Date 
Department of Planning and Zoning 
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